
Tax Increment Financing (TIF) 
Feasibility Study

Prepared by:
Kosmont Companies & Consensus Inc.

Analysis Summary and Potential Next Steps

July 2021



Executive Summary

Communicating in a Digital World

2

• City of Azusa adopted the Transit-Oriented Development Specific Plan (TOD SP) in November 2015, enabling 
significant TOD and blended-use growth potential in the Downtown and APU/Citrus Gold Line Station areas

• Tax Increment Financing (TIF) was identified in the TOD SP as a potential funding source to fund housing and 
transit-supportive infrastructure, community amenities, and affordable housing in the City

• Accordingly, City applied and was awarded a grant from Los Angeles County Metro to evaluate the feasibility 
of TIF districts in Azusa, such as Enhanced Infrastructure Financing Districts (EIFD) and Community 
Revitalization and Investment Authorities (CRIA)

• Kosmont and Consensus were selected via RFP process as consultant for TIF Feasibility Analysis

• This presentation provides a summary of community outreach, potential boundary screening, revenue 
capacity analysis, potential public improvement projects to be funded, and a roadmap for implementation 

• Next steps include discussion of the analysis with City Council, and if desired by the City, future 
implementation of a TIF District in 2021/2022 (not a part of current scope of work)
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45 years from first bond issuanceTerm

Public Financing Authority (PFA)  led by city or county implements Infrastructure 
Financing Plan (IFP) – IFP is the investment plan of the EIFD, managed by the PFAGovernance

City, County, Special District; school district increment prohibitedEligibility

Mandatory public hearings for formation (includes protest opportunity); no public 
vote to issue debtApprovals

Any property with useful life of 15+ years & of communitywide significance; purchase, 
construction, expansion, improvement, seismic retrofit, rehabilitation, and maintenance

Eligible 
Projects

Does NOT increase property taxes



Districts in Progress Statewide
Partial List
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Source: Kosmont EIFD/CRIA website (https://www.kosmont.com/services/eifd-cria/)

West Sacramento 
EIFD (approved)

La Verne TOD
EIFD (approved)

San Diego Otay Mesa
EIFD (approved)

Placentia TOD
EIFD (approved)

Madera County 
EIFD x 2 (approved)

City of Sacramento 
EIFD (approved)

Fresno EIFD 
(approved)

Jurisdiction Purpose
Azusa Housing and transit-supportive infrastructure
Brentwood Housing and transit-supportive infrastructure
Buena Park Mall reimagination, housing-supportive infrastructure
Carson + L.A. County Remediation, housing-based infrastructure, recreation
El Cajon Housing and transit-supportive infrastructure
El Segundo + L.A. County Various infrastructure, regional connectivity
Fresno Housing and transit-supportive infrastructure
Indian Wells Housing and tourism-supportive infrastructure
Imperial County Housing and greenfield infrastructure
La Verne + L.A. County Housing and transit-supportive infrastructure
Long Beach (multiple districts) Housing and transit-supportive infrastructure
Los Angeles (Downtown, San Pedro, other) Housing and transit-supportive infrastructure
Los Angeles County West Carson Housing / bio-science / tech infrastructure
Los Angeles County - Uninc. East L.A. Housing -supportive infrastructure, public amenities
Madera County Greenfield infrastructure (water / sewer)
Napa Housing and transit-supportive infrastructure
Ontario Housing and transit-supportive infrastructure
Palmdale Housing and transit-supportive infrastructure
Pittsburg Housing and transit-supportive infrastructure
Placentia + Orange County Housing and transit-supportive infrastructure
Redondo Beach + L.A. County Parks / open space, recreation infrastructure
Riverside Housing and transit-supportive infrastructure
Riverside County - Uninc. Salton Sea Water and housing-infrastructure
Sacramento County Industrial / commercial supportive infrastructure
San Jose Housing and transit-supportive infrastructure
Santa Ana Housing and transit-supportive infrastructure
South Gate Housing and transit-supportive infrastructure
West Santa Ana Branch Transit Corridor Cities Housing and transit-supportive infrastructure

LA County 
West Carson 

EIFD (approved)

Fully Formed In Formation Process Under Evaluation

Red markers are EIFDs/CRIAs 
under evaluation

https://www.kosmont.com/services/eifd-cria/
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• Station area first-mile / last-mile improvements (e.g. crosswalks, medians, bicycle connectivity, civic center / 
senior center accessibility)

• Pedestrian Master Plan improvements (e.g. wayfinding signage, trees / shading, street furniture, sidewalk 
widening)

• Parks and open space improvements (e.g. landscaping, irrigation)

• ADA improvements

• Affordable housing and housing-supportive infrastructure (e.g. Atlantis Gardens)

• Library expansion

• Bus shelter improvements

• Preliminary estimates totaling $13 - $19 million

Summary of Potential Targeted Public Improvements
Preliminary List –To Be Refined Further
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Map of  TIF Study Areas
Preliminary District Boundary Alternatives

(1) TOD SP 
Boundary

(2) 0.25 Mile Radii 
Around Stations
(Within TOD SP)

(3) City Limits

Preliminary District 
Boundary Alternative

Approx. 
Acreage

Total Approx. 
Existing A/V

% of 
Citywide 

A/V

#1: TOD SP Boundary 350 AC $353 million 6.8%

#2: 0.25 Mile Radii 135 AC $175 million 3.4%

#3: Citywide District 6,195 AC $5.186 billion 100.0%

 Multiple EIFD boundary scenarios analyzed

 Focus on Specific Plan growth and transit station areas 
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Scenario Analysis Summary Matrix

• The table below summarizes the total TIF funding capacity over the District lifetime on a present-value 
basis, for each Boundary Alternative and revenue contribution scenario

• CFD Special Tax scenarios were evaluated as an example complementary funding source to TIF

Note: Present value discounted at 3%. EIFD and CRIA funding are identical; however 25% of funding must be dedicated to affordable housing uses in a CRIA.

District Boundary Alternative

Revenue Contribution Scenario 1) TOD SP 2) Station Radii 3) Citywide

1) City 25% $8.6M $7.0M $56.1M

2) City 50% $17.1M $14.0M $112.1M

3) City 100% $34.2M $27.9M $224.3M

4) City 25% + County Match $17.1M $14.0M $112.1M

5) City 50% + County Match $34.2M $27.9M $224.3M

6) City 100% + County Match $68.4M $55.8M $448.5M

CFD @ 0.2% $28.6M $19.4M $287.7M

CFD @ 0.4% $57.2M $38.7M $575.5M



Los Angeles EIFD/CRIA County Policy
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Property Tax Increment:
• Minimum $0.15 City share (Azusa ~$0.26 with MVLF, not including other sources)
• City share contributed ≥ County share contributed
• County contributes less than 100% of its share



Fiscal Analysis: Positive net impact to County General Fund 

Board Priorities: Supports affordable housing, homeless prevention, workforce development, or 
sustainability 

Regional and Community Significance: As related to Board priorities above, job creation, blight 
removal, or improvements to regional transportation 

Affordable Housing: 20% of rental housing must be affordable TBD

“But for…” Test: Contribution of County property tax increment is necessary precondition for 
targeted projects 



Potential Azusa “Return on Investment”
from TIF District Implementation
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• Azusa “Return on Investment”:

 Implement essential infrastructure and public improvements, including transit connectivity

 Social impacts: Quality of life improvement, environmental sustainability

 Housing at various income levels

 Economic benefits (e.g. jobs, wage income)

 Positive City general fund net fiscal impact

 Attract other funding (e.g., grants)
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Next Steps

• Receive and incorporate feedback from City Council

• Proceed with Metro Grant scope of work for Feasibility Study through Fall 2021

• If desired by the City, Give direction to staff to pursue District formation (separate from Metro 
Grant scope of work)
– RFQ/P for consultant assistance

– Engage County in potential partnership discussion
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The analyses, projections, assumptions, rates of return, and any examples presented herein are for illustrative
purposes and are not a guarantee of actual and/or future results. Project pro forma and tax analyses are
projections only. Actual results may differ from those expressed in this analysis.

Discussions or descriptions of potential financial tools that may be available to the City are included for
informational purposes only and are not intended to be to be “advice” within the context of this Analysis.

Municipal Advisory activities are conducted through Kosmont Companies’ affiliate, Kosmont Transaction
Services, which is Registered as a Municipal Advisor with the SEC and MSRB.
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THANK  YOU

Questions?

Kosmont Companies
1601 N. Sepulveda Blvd. #382 Manhattan Beach, CA 90266

Ph: (424) 297-1070 | Fax: (424) 286-4632
www.kosmont.com
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